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To:   City Planning Commission  
          
From:   Planning and Urban Design Staff  
  
Date:   May 9, 2022 
 
Re:   Petition SP2022-027 
 
GENERAL INFORMATION 
 
Applicant:  
Emmanuel Igbinosun 
 
Status of Applicant: 
Business Owner 
5520 Inland Drive 
Kansas City, Kansas 66106 
 
Requested Action:    
Approval of a Special Use Permit.  
 
Date of Application:  
January 28, 2022 
 
Purpose:  
To approve a Special Use Permit 
for used auto sales.  
 
Property Location: 
5520 Inland Drive 
Kansas City, Kansas 66106 
 
Commission Districts: 
Commissioner At-Large, District #2: 
Tom Burroughs 
 
District #6 Commissioner: Angela 
Markley 
 
 



SP2022-027 May 9, 2022  2 

Existing Zoning:  MP-1 Planned Light Industrial & Industrial Park and 
M-3 Heavy Industrial Districts        

 
Adjacent Zoning:    North: Right-of-Way 

South:   R-1 Single Family and M-2 General 
Industrial Districts 

East:    C-1 Limited Business and M-3 Heavy 
Industrial Districts 

West:    M-2 General Industrial District 
 
Adjacent Uses:   North: BNSF Railway 

South: Single-family residences and industrial 
uses 

East:   Vacant commercial/industrial property 
West:  Industrial uses 

 
Total Tract Size:   2.44 Acres 
 
Master Plan Area: The subject property is within the City-Wide Master 

Plan. 
 
Master Plan Designation: The City-Wide Master Plan designates this property 

as Business Park. The Business Park land use 
designation allows light industrial uses such as 
warehousing (non-hazardous materials), distribution 
(of non-hazardous materials), office and limited retail 
and office (compatible with light industrial uses). Light 
industries are small-scale and non-polluting. Other 
uses may include business/research parks and 
medical facilities. The Business Park land use 
designation discourages heavy industrial uses and 
single-family residences. 

 
Major Street Plan:   The Major Street Plan designates Inland Drive as a 

Class B Thoroughfare. The Major Street Plan 
designates South 55th Street as a Class B 
Thoroughfare. 

 
Parking Requirement: MP-1 District: Section 27-468(e) requires commercial 

uses to provide parking as would be required in the C-
1 district. Per Section 27-464(e), uses in this district 
require paved off-street parking spaces at a ratio of 
not less than four (4) spaces per 1,000 square feet of 
floor area in the building. The submitted site plan 
demonstrates a building measuring 3,420 square feet, 
which requires a minimum of 14 parking spaces. The 
proposed site plan provides 13 parking spaces, one 
(1) of which is ADA-compliant. These parking spaces 
fail to meet the requirements Section 27-464(e), but 
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do meet the ADA-compliance requirements of 27-
676(a). A parking variance may be required if the site 
plan is not revised to meet this standard. 

 
M-3 District: Section 27-470(f) requires uses in this 
district require paved off-street parking at a ratio 
necessary to serve the employees, visitors, 
customers and others who may be on the premises. 
The ratio will vary among occupants and will be 
determined by the Director of Planning after receipt of 
a summary of parking needs and characteristics 
prepared by the owner or initial occupant. In no case, 
however, shall less than one (1) space for each 500 
square feet of building area be provided. For buildings 
larger than 20,000 square feet, only one (1) space for 
each 1,000 square feet needs to be provided for 
increments between 20,000 and 50,000 square feet. 
For buildings larger than 50,000 square feet, the 
parking required for increments over 50,000 square 
feet will be determined by the Director of Planning. 
Where questions arise concerning increments over 
50,000 square feet, the Unified Government Board of 
Commissioners shall make the final determination 
upon recommendation of the City Planning 
Commission. Commercial uses shall provide parking 
as would be required in the C-3 district. There is no 
building within the portion of the subject property 
zoned M-3; therefore, no parking is required. 
 

Advertisement: The Wyandotte Echo – February 17, 2022; March 17, 
2022; and April 14, 2022 
 
Letters to Property Owner – February 17, 2022; 
March 18, 2022; and April 15, 2022 

 
Public Hearing:   March 14, 2022; May 9, 2022 
 
Public Support:   None to date. 
 
Public Opposition:    None to date. 
 
PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Emmanuel Igbinosun with ESI 
Group, LLC, is requesting a Special Use Permit. The applicant will be using the subject 
property as an office for the used auto online sales business; there will be no inventory 
kept, stored, or maintained on site. Additionally, there will be no automotive repair or 
maintenance use associated with the subject property 
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City Ordinance Requirements:  Article VIII, Sections 27-592 – 27-606 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. The current property owner has received no noise or disturbance complaints.  
 
Building, Zoning, or Code Enforcement Complaints: 
 

1. The current property owner has received one (1) code enforcement complaint. In 
2014 the subject property was cited for not having address numbers visible and 
for parking a car on an unimproved surface. 

2. The previous property owner has been issued violations in 2007 for trash and 
debris, in 2008 for the improper storage and parking of trailers and vehicles, in 
2009 for illegal dumping and improperly screened trailers, and in 2010 for 
overgrown weeds.   
 

Outstanding or Related Permits and Cases: 
 

1. The current property owner has no outstanding Building Permits. 
2. The current property owner has no outstanding Code Inspection cases. 

 
FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood.  
 

The subject property is within the Turner Statistical Neighborhood and is not 
within a neighborhood group. The intersection of Inland Drive and South 55th 
Street is a gateway into the Turner neighborhood. While the properties around 
the subject property north of Inland Drive are primarily zoned industrial, the 
properties across Inland Drive are zoned residential. Along South 55th Street the 
properties are primarily single-family residences, with some light commercial 
located on corner lots. The BNSF railroad lines run to the north of the subject 
property, effectively serving as the northern boundary of the general Turner 
neighborhood. 
 

2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them.  

 
Along the north side of Inland Drive, the properties are zoned industrial, while 
across the street the properties are all zoned for single-family residential use. A 
small office for online used auto sales does not have any impact on the nearby 
residential properties; it is the potential shift to on-site used auto sales that could 
have a negative effect on those residential properties. Under the limited scope of 
a Special Use Permit for online auto sales, the proposed use can be considered 
compatible with the nearby zoning and uses. 
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3. The suitability of the property for the uses to which it has been restricted. 
Will removal of the restrictions detrimentally affect nearby property?  

 
The subject property is 2.44 acres, most of which is located away from the public 
right-of-way, behind other separate parcels and adjacent to the railroad right-of-
way. While most of the property is not properly developed and paved, future 
updates could allow for expansion of on-site uses, including on-site used auto 
sales. 
 

4. The length of time the property has remained vacant as zoned.  
 

The subject property is currently occupied by Jim’s Custom Welding, LLC, 
although it is not clear how long the business has been associated with the 
subject property in particular. 
 

5. The degree of conformance of the proposed use to the Master Plan.  
 

The City-Wide Master Plan designates this property as Business Park. The 
Business Park land use designation allows light industrial uses such as 
warehousing (non-hazardous materials), distribution (of non-hazardous 
materials), office and limited retail and office (compatible with light industrial 
uses). Light industries are small-scale and non-polluting. Other uses may include 
business/research parks and medical facilities. The proposed use is for an office 
for online used auto sales. An office for used auto sales conforms with the 
allowed and intended uses of the Business Park land use designation, even 
while on-site sales may not conform to the Business Park. 
 

6. Whether the proposed use will result in increasing the amount of vehicular 
traffic to the point where it exceeds the capacity of the street network to 
accommodate it.  

 
As the office will be handling online sales, rather than on-site sales, there will be 
less traffic to the subject property than expected for a used auto dealership. On-
site sales in the future, however, must be anticipated. Both Inland Drive and 
South 55th Street are designated Class B Thoroughfares by the Major Street 
Plan and will be able to adequately handle a small increase in traffic to the 
subject property. 
 

7. Whether the proposed use is reasonably necessary for the convenience 
and welfare of the public and will not substantially or permanently injure 
the appropriate use, visual quality, or marketability of adjoining property.  

 
An office that only handles online sales can, in practicality, be located in almost 
any zoning district and in proximity to almost any use. The location of the 
proposed use across the street from a residential neighborhood is not a 
reasonable convenience for that neighborhood nor other nearby neighborhoods. 
Online sales, by definition, do not need to have an office close to the customer to 
be effective. The location of the proposed use in an industrially zoned property 
across the street from a residential neighborhood, however, may be a better use 



SP2022-027 May 9, 2022  6 

than most uses allowed in said district. Therefore, an office for online used auto 
sales—and not the used vehicle inventory associated with on-site sales—will not 
substantially or permanently injure the appropriate use, visual quality, or 
marketability of adjoining property. 
 

8. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property.  
 
Automotive-related uses typically have generated concerns related to noise, 
vibration, and illumination. As all sales will be conducted online and no inventory 
will be stored at the subject property, the noise, vibration, dust, or illumination 
that would normally be associated with such use is non-existent and is not a 
concern. 
 

9. Whether the proposed use will pollute the air, land or water.  
 

The footprint of the existing building will not increase, and vehicle inventory will 
not be stored on the subject property. Therefore, the only potential concern is 
that the increased paved area required will affect permeability and stormwater 
flow on site. In this regard, there is little concern that the proposed use will pollute 
the air, land or water. 
 

10. Whether the use would damage or destroy an irreplaceable natural 
resource.  

 
The footprint of the existing building will not increase, and vehicle inventory will 
not be stored on the subject property. Therefore, the only potential concern is 
that the increased paved area required will affect permeability and stormwater 
flow on site. As the subject property has already been developed, the use would 
not damage or destroy an irreplaceable natural resource. 
 

11. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners.  

 
An office-only arrangement should impose no hardship on the individual 
landowners. As previously stated, the location of the proposed use in an 
industrially zoned property across the street from a residential neighborhood, and 
may be a better use than most uses allowed in said district. Therefore, an office 
for online used auto sales—and not the used vehicle inventory associated with 
on-site sales—will not substantially or permanently injure the appropriate use, 
visual quality, or marketability of adjoining property. 
 

12. Whether the proposed use would result in overcrowding of land or cause 
undue concentrations of population.  
 
As the office will be handling online sales, rather than on-site sales, there will be 
less traffic to the subject property than expected for a used auto dealership. On-
site sales in the future must be anticipated, however, and so the subject property 
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must be designed, landscaped, and updated in a manner that ensures any future 
shift from online to on-site auto sales will not result in overcrowding of land or 
cause undue concentrations of population. 
 

PREVIOUS ACTIONS 
 
● N/A 

 
NEIGHBORHOOD MEETING 
 
The applicant received neighborhood comments by receiving letters or phone calls 
through the date of February 28, 2022. Attached is the list of persons who attended the 
meeting, minutes, affidavit and/or submitted comments to the applicant. 

 
KEY ISSUES 
 
Commercial Development Guidelines Overlay District 
Landscaping and Screening 
Lighting and Glare 
Noise, Dust, and Vibration 
Split Zoning 
Parking 
Stormwater Runoff 
 
STAFF COMMENTS AND SUGGESTIONS 

 
Planning and Urban Design Comments:  
 

General 
1. Update, May 6, 2022: SP2022-027 was heard by the City Planning Commission 

on March 14, 2022. Due to the several unanswered responses to Staff questions 
and requests for information (found below in “Planning and Urban Design 
Comments” under the Staff Comments and Suggestions section of this report), 
Staff made a recommendation to hold over SP2022-027. The applicant and/or 
any representatives failed to appear before the City Planning Commission on 
March 14th. The following are the relevant City Planning Commission meeting 
minutes for March 14, 2022: 
 
“Hearing starts at Tape 2 – 2:06:20:  
 
SPECIAL USE PERMIT APPLICATION SP2022-027 – EMMANUEL IGBINOSUN – SYNOPSIS: 
Special Use Permit to operate used auto sales business at 5520 Inland Drive.  
 
Detailed Outline of Requested Action: The applicant, Emmanuel Igbinosun, is requesting a 
Special Use Permit for used auto sales. The applicant will be using the subject property as an 
office for the used auto online sales business; there will be no inventory kept, stored, or 
maintained on site. Additionally, there will be no automotive repair or maintenance use associated 
with the subject property. 
City Ordinance Requirements: Article VIII, Sections 27-592 – 27-606  
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The following items were included as part of the record for this case: 

1. The City’s currently adopted zoning and subdivision regulations;  
2. The official zoning map for the area in question;  
3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report, and attachments dated March 14, 2022;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo; and, 
7. The notices to the property owners. 

 
Present in Support:  
 
► No one appeared 
 
Present in Opposition:  
 
► No one appeared 
 
Staff Recommendation starts at Tape 2 – 2:07:25: Planning Director Hand stated that staff 
intended to remove this item from the agenda and recommends a hold over until the April 11, 
2022 City Planning Commission meeting. 
 
Motion and Vote starts at Tape 2 – 2:07:58:  
 
On motion by Mrs. Armstrong, seconded by Mr. Mohler, the Planning Commission voted as 
follows to HOLD OVER Special Use Permit SP2022-027 until the April 11, 2022 meeting:  
Carson  Chairman 
Connelly  Not Present 
Ernst   Aye 
Jones   Aye 
Miller   Not Present 
Mohler   Aye  
Pauley   Not Present 
Straws   Aye 
Ward   Aye 
Armstrong  Aye 
Motion to HOLD OVER Passed: 6 to 0” 
 

2. The applicant is requesting a Special Use Permit for online used auto sales. Any 
additional uses not included in this Special Use Permit SP2022-022 and not 
otherwise allowed by the Zoning Code in the MP-1 District (for uses occurring in 
the MP-1 District portion of the parcel) or M-3 District (for uses occurring in the 
M-3 District portion of the parcel) must receive a separate Special Use Permit. 
 
Applicant Response: The intent is that the application is for an on-line business 
for used auto sales. The vehicles being dealt do not come to 5520 Inland Drive. 
They are purchased by the On-Line Sales side and transported directly from the 
auction site to the end buyer. 

 
3. What is the name of the applicant’s business, as filed with the Business Licensing 

Division? 
 
Applicant Response: The business is called ESI Group LLC. 
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4. Occupation tax records show that Jim’s Custom Welding, LLC is operating at 
5520 Inland Drive. Is there a second business operating on the subject property? 
 
Applicant Response: Jim’s Custom Welding, LLC does operate out of 5520 
Inland Drive. The On-Line Used Auto-Sales business would share office 
component of the building. 
 
Staff Response: The applicant must receive a separate, distinct address for the 
business, in order to differentiate it from Jim’s Custom Welding, LLC. 

 
5. How many vehicles does the applicant expect to sell in a month? 

 
Staff Response: The applicant did not respond to this question. 
 

6. Where will the vehicles be inventoried? 
 
Applicant Response: Reminder the vehicles in effect are not inventoried at this 
location. They go directly from auction purchase to a buyer. They do not come to 
5520 Inland Drive. 
 
Staff Response: In a previous conservation with the applicant, there was no 
contingency plan established for situations, such as transportation or storage 
shortages, when vehicles owned by the applicant have nowhere else to go. As 
there is a point where the applicant has constructive possession of the used 
vehicles, it must be assumed that that applicant may also need to have actual 
possession of said vehicles. Therefore, the subject property must be assessed 
for its ability to take an influx of vehicles in the same manner that all other used 
automotive dealerships must. 
 

7. The applicant must comply or continue to comply with all relevant requirements of 
Section 27-675(a), including the following: 
a. All parking, loading and maneuvering areas shall be graded and surfaced with 

a permanent bituminous or concrete pavement. The minimum such surface 
shall be two (2) inches of asphalt over six (6) inches of compacted gravel. 
The Unified Government engineer shall determine acceptable alternatives. 

b. All parking spaces shall be clearly marked. 
c. All improvements shall be designed and constructed as necessary to prevent 

dust, erosion, excessive water flow across streets or adjoining property, and 
to control traffic. 

d. All off-street parking, loading and maneuvering areas shall be physically 
restricted to paved areas through the use of wheel stops or curbing, unless, in 
the opinion of the Unified Government engineer, wheel stops would create 
drainage problems. In such cases continuous curbing shall be provided to 
restrict traffic. Curbing and wheel stops shall be designed and installed as 
approved by the Unified Government engineer. 

e. Failure to keep such areas in satisfactory condition that is free from holes, 
clearly delineated, etc. shall constitute a violation of this article. 
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Applicant Response: Reminder the vehicles in effect are not inventoried at 
5520 Inland Drive. You could make a stipulation regarding the vehicles. Would 
this be better being handled through a Variance? 
 
Staff Response: As previously stated, as there is a point where the applicant 
has constructive possession of the used vehicles, it must be assumed that that 
applicant may also need to have actual possession of said vehicles. Therefore, 
the subject property must meet the same standards as all other newly created 
used automotive dealerships. 

 
8. Any storage container kept on the subject property must either be removed or be 

allowed by a separate Special Use Permit. 
 
Staff Response: The applicant did not respond to this question. 

 
9. Provide a landscape plan for the subject property that demonstrates conformance 

with all relevant landscaping regulations, including Sections 27-468(g), 27-577, 
27-593(b)(19)a.2, and 27-696 – 27-703. 
 

10. Staff Response: Tract 2A, the administrative tract within Parcel #919607, 
measures no less than 32,868 square feet. Per Section 27-468(g), trees are 
required to be provided at not less than one (1) per 10,000 square feet of site 
area; within the Commercial Development Overlay District Guidelines, Section 
27-577(a)(5), landscaping shall exceed the typical code requirements by at least 
75 percent. Therefore, the minimum number of trees required to be planted on 
the subject property is six (6) (calculated as (32,868/10,000)*1.75 = 5.7519, 
rounded up to 6). The applicant has provided a revised site plan that only 
demonstrates one (1) tree on the property. While a deviation from the 75-percent 
multiplier can be requested to the City Planning Commission, the underlying tree 
requirement found in Section 27-468(g) requires a variances if it cannot be 
demonstrably met. 
 

11. As SP2022-022 is a Special Use Permit for used automotive sales, the subject 
property is subject to the following requirements, per Section 27-593(b)(19): 
a. Any original brick that has been painted, damaged, or removed must be 

restored. Brick structures must be cleaned, removed of paint, and tuck 
pointed; 

b. Any damage to the façade must be repaired; 
c. If any existing windows or doors are in disrepair, they must be replaced with 

new doors or windows; 
d. Automobiles/trucks available on site for sale, rent, or lease must not be 

inoperable, ruined, dismantled, or wrecked; 
e. The display area shall not be placed within a required parking/paving setback 

area and shall not reduce the capacity of a parking lot below that required by 
sections 27-466 through 27-470; 

f. Parking shall be upgraded to current standards and regulations including 
medians, landscaping, and screening; 

g. Each automobile shall be in a striped, designated parking space; 
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h. Install/repair sidewalks per Code. New sidewalks should be at least five (5) 
feet in width and run for the frontage of the subject property that is adjacent to 
the Inland Drive right-of-way. 

 
Staff Response: The applicant did not respond to this question. 
 

12. Provide elevations of the existing building demonstrating the proposed updates 
as required by Section 27-593(b)(19)c.2.i.A-E. 
 
Staff Response: The applicant did not respond to this question. 
 

13. Staff has provided additional comments specific to the site plan provided. Please 
see and respond to all Staff comments found under “Site Plan of 5520 Inland 
Drive” in the Attachments section of this report. Such comments include: 

a. What is the width of the concrete drive aisle between the grass and the 
ramp? 

b. Required parking cannot be inaccessible behind a fence. 
 
Staff Response: The applicant did not respond to this question. 
 

14. Per Section 27-593(b)(19), parking of the vehicles for sale shall not be placed 
within a required parking/paving setback area and shall not reduce the capacity 
of a parking lot below that required by Sections 27-468; parking shall be 
upgraded to current standards and regulations including medians, landscaping, 
and screening; and each automobile shall be in a striped, designated parking 
space. 
 

15. Per Section 27-470(d)(2), no equipment, material or vehicles, other than motor 
passenger cars, may be kept, parked, stored or displayed closer than 25 feet to a 
street line unless such area is screened from the street by a solid fence or other 
obstruction, set back not less than six (6) feet from the street line and not less 
than three (3) feet in height. 
 

Commercial Development Guidelines Overlay District 
 
1. The subject property is requesting a Special Use Permit for a commercial use. Per 

Section 27-574(a), the property is subject to the Commercial Development 
Guidelines Overlay District regulations. 
 

2. The following requirements of the Commercial Development Guidelines Overlay 
District have been met: 
a. Per section 27-575(d)(5), the number of external entrances should be 

consistent with existing or anticipated design of adjacent streets; 
b. Per Section 27-576(e)(1), building materials must be durable, economically 

maintained, and of a quality that will retain its appearance over time, including 
but not limited to: natural or synthetic stone, brick, stucco, integrally-colored, 
textured, or glazed concrete masonry units, high quality prestressed concrete 
systems, cementious siding (hardy board), or glass. The director may 
approve other high-quality materials; 
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c. Per Section 27-576(e)(2), exterior building materials shall not include the 
following: 

i. Split shakes, rough sawn, or board and batten wood; 
ii. Vinyl siding; iii. Smooth-faced grey concrete block, painted or stained 

concrete block, tilt-up concrete panels; 
iii. Field painted or prefinished corrugated metal siding; 
iv. Standard single-tee or double-tee concrete systems; or 
v. EIFS at the ground level or comprising more than 15 percent of any 

façade; 
d. Per Section 27-576(e)(3), exterior building material must be continued down to 

within nine inches of finished grade on any elevation. Exterior masonry 
materials must be continued to the top of grade; 

e. Per Section 27-576(e)(4), all building facades shall be at least 50 percent 
masonry. Cementious siding may be used to meet 50 percent of the total 
masonry requirement; and, 

f. Per Section 27-576(f)(3), intense, bright, black, or fluorescent colors shall be 
used sparingly and only as accents. 

 
3. The following requirements of the Commercial Development Guidelines Overlay 

District have not been met. Provide revised plans and elevations, other 
supporting documentation, or statements to demonstrate compliance with the 
following requirements: 
a. Per Section 27-575(d)(2), curb-cuts should be minimized and concentrated at 

mid-block; 
b. Per Section 27-575(d)(9), to the maximum extent possible, there shall be 

pedestrian circulation from the perimeter of the site to the principal customer 
entrance to all buildings. Within the site, there shall be pedestrian connections 
provided to all pedestrian activities, including transit stops, street crossings, 
open space, building and store entry points, and adjacent pedestrian 
systems; 

c. Per Section 27-575(d)(11), internal pedestrian walkways within parking lot or 
drive area must be distinguished from other surfaces; 

d. Per Section 27-575(d)(12), pedestrian connections must be clearly defined in a 
combination of two or more of the following ways: 

i. Six-inch vertical curb; 
ii. Trellis; 
iii. Special railing; 
iv. Bollards; 
v. Special paving; 
vi. Low seat wall or other architectural features; 
vii. Pedestrian scale lighting; and, 
viii. Traffic calming devices. 

e. Per Section 27-575(d)(14), sidewalks that are within reasonable proximity to 
an identified trail system should connect to that system and accommodate the 
uses anticipated on the trail (e.g., pedestrian, bicycle); 

f. Per Section 27-575(e)(1), the majority of all surface parking and all drive 
through facilities should be located to the maximum extent possible behind 
buildings or in the interior of a block; 
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g. Per Section 27-575(e)(2), pedestrian walkways through the parking area to 
building entrances should be clearly marked pursuant to this subdivision; 

h. Per Section 27-575(e)(3), parking located between front of building and street 
right-of-way must provide an additional 20 feet of landscaped area in addition 
to the required setback; 

i. Per Section 27-575(e)(4), parking must be screened from adjacent streets by 
walls, shrubs, trees, or other design elements; 

j. Per Section 27-575(e)(5), parking lot curb cuts must be designed and 
minimized to reduce conflicts between pedestrians and automobiles; 

k. Per Section 27-575(e)(6), accessible parking must be provided according to 
unified government requirements; 

l. Per Section 27-575(f)(1), there should be a designated walkway or clear 
pathway to the main entrance of a building so that pedestrians are not 
required to walk through parking lots; 

m. Per Section 27-577(b)(2), landscape berms and/or continuous rows of shrubs 
are required to screen parking from adjacent development or public streets. 
Shrubs used in this area must not exceed a maximum height of 30 inches at 
maturity; 

n. Per Section 27-577(b)(3), in general, formal, stand-alone trees are encouraged 
to be planted in landscape zones along major streets and medians. These 
trees should be planted as follows: 

i. One (1) tree with a minimum caliper of two (2) inches (ornamental 
evergreen trees must be at least six (6) feet tall when planted) provided for 
every 30 feet of street easement or frontage; 

ii. Street trees should be planted no closer than 55 feet and no more than 65 
feet apart. Groupings of ornamental trees and shrubs should be placed in 
between the street trees; 

o. Per Section 27-577(c)(3), the choices, placement, and scale of plants should 
relate to the architectural and site design of the project. Plantings should be 
used to screen, accent focal points and entries, to contrast with or reinforce 
building design, to break up expanses of paving or wall, to define on-site 
circulation, to provide seasonal interest, and to provide shade; 

p. Per Section 27-577(c)(4), landscape areas located between commercial 
districts and residential districts must provide 100 percent sight-obscuring 
year-round buffer using plant material or a combination of fence, berm and 
plant material; 

q. Per Section 27-577(d)(1), at least 75 percent of the length of building 
foundations facing public streets, the exterior of the development, or common 
spaces must be planted with ornamental plant material such as ornamental 
trees, flowering shrubs, perennials, and groundcovers; 

r. Per Section 27-577(e)(1), parking lot landscaping must be used to minimize the 
expansive appearance of parking lots, provide shaded parking areas, and 
mitigate any negative acoustic impacts of motor vehicles; and, 

s. Per Section 27-577(e)(2), parking lot landscaping should reinforce pedestrian 
and vehicular circulation, especially parking lot entrances, end of driving 
aisles, and pedestrian walkways leading through parking lots. 

 
4. It is unclear if the following requirements of the Commercial Development 

Guidelines Overlay District have not been met. The applicant must provide 
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revised plans and elevations, statements, or other supporting documentation, or 
statements to further explain or demonstrate compliance with the following: 
a. Per Section 27-575(f)(5), entrances should be easily identifiable as primary 

points of access to buildings; 
b. Per Section 27-575(g)(1), masonry screen walls are required to provide 100 

percent opaque screening to public views of loading and service areas from 
other properties or public streets; 

c. Per Section 27-575(g)(3), all trash receptacles shall be enclosed with a 
screening wall or fence constructed of the same materials as the primary 
structure. The screen must be a minimum of six feet in height on all sides and 
designed with the gate facing away from streets or adjacent land uses. All 
screening materials must be well maintained at all times; 

d. Per Section 27-576(d)(8), accessory structures must incorporate matching 
design and materials of the primary building; 

e. Per Section 27-576(e)(1)a, building design should avoid large expanses of 
highly reflective surfaces and mirror glass exterior walls; 

f. Per Section 27-576(e)(1)b, highly tinted glass or glass tinted in unnatural colors 
should be avoided; 

g. Per Section 27-576(f)(1), color should be used to tie building elements 
together; 

h. Per Section 27-576(f)(2), all building projections shall match or complement in 
color the permanent color of the surface from which they project; 

i. Per Section 27-576(h)(2), reflective or mirrored glass for use as windows is 
prohibited, unless determined otherwise by the director. Clear glass shall be 
used for storefronts, windows, and doors. Window painting, signage, or view 
blocking techniques are not permitted; 

j. Per Section 27-577(a)(5), landscaping shall exceed the typical code 
requirements by at least 75 percent; 

k. Per Section 27-577(c)(1), unity of design should be achieved by repetition of 
certain plant varieties and other materials and by coordination with other 
landscaping where appropriate; 

l. Per Section 27-577(c)(2), plant selection should be appropriate to planting 
zone, hydrozone, specific site conditions, and ability to provide year-round 
ornamental value; 

m. Per Section 27-577(c)(5), landscape and streetscape design should be used 
to enhance the frontage of primary roadways; 

n. Per Section 27-577(e)(5), the primary landscaping material used in parking 
lots must be trees that provide share or are capable of providing shade at 
maturity. Shrubbery, hedges and other planting materials may be used to 
complement the tree landscaping, but shall not be the sole means of 
landscaping; and, 

o. Per Section 27-577(f)(2), plants that die must be replaced as quickly as 
possible, but in no event longer than four (4) months. 
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Planning Engineering Comments: 
 

1. Items that require plan revision or additional documentation before engineering 
can recommend approval: 
a. None 

2. Items that are conditions of approval: 
a. None 

3. Comments that are not critical to engineering's recommendations for this specific 
submittal, but may be helpful in preparing future documents: 
a. None 
 

Wyandotte County Conservation District Comments: 
 

1. There are comments incorporated herein by the Wyandotte County Conservation 
District. For a full list of the Conservation District comments, see the “Wyandotte 
County Conservation District Letter, Dated February 15, 2022” in the 
Attachments section of this report. 
 

STAFF RECOMMENDATION 
 

Staff recommends that the City Planning Commission make the findings contained 
within the staff report related to Factors to be Considered, and Key Issues and 
recommend DENIAL of Petition SP2022-027 subject to all comments and suggestions 
outlined in this staff report, and summarized by the following conditions: 
 

1) The applicant has failed to provide Staff with an estimate of the number of 
used vehicles that the applicant’s business will sell each month; 

2) The applicant has provided a site plan that demonstrates 13 parking 
spaces, a violation of one (1) parking space per Section 27-464(e). 
Additionally, the submitted plan shows four (4) of the required parking 
spaces within a fenced-in yard that is inaccessible to a driver. Finally, the 
applicant has failed to submit a subsequent application for a variance from 
the minimum parking requirement; 

3) The applicant has failed to provide a response as how they plan to address 
the un-permitted storage containers located on the subject property; 

4) The applicant has provided a landscaping plan that demonstrates one (1) 
tree, a total violation of five (5) trees per applicable landscaping 
requirements under Sections 27-468(g) and 27-577(a)(5); 

5) The applicant has failed to provide a response addressing the 
requirements of Section 27-593(b)(19), which are the site requirements for 
all Special Use Permits for used auto sales; 

6) The applicant has failed to provide elevation drawings of the proposed 
updates to the existing building, as required by Section 27-
593(b)(19)c.2.i.A-E; 

7) The applicant has failed to provide the width of the concrete drive aisle 
between the grass and the ramp; and, 

8) The applicant has failed to address a number of requirements of the 
Commercial Development Guidelines Overlay District, as outlined in Staff 
Comments #2 and #3 under “Planning and Urban Design Comments: 



SP2022-027 May 9, 2022  16 

Commercial Development Guidelines Overlay District” within the Staff 
Comments and Suggestions section of this report. 
 

If the City Planning Commission were to recommend approval, and the Board of 
Commissioners were to approve, SP2022-027, Staff recommends that the following 
conditions apply: 

 
1) Submission of revised set of plans demonstrating compliance with all 

parking and landscaping requirements identified within this report, or 
successfully receive a variance from the respective parking and/or 
landscaping requirements; 

2) Submission of a revised site plan demonstrating pedestrian connections in 
compliance with Sections 27-575(d)(12), 27-575(e)(2), 27-575(e)(4), 27-
575(e)(6), 27-575(f)(1), 27-575(g)(3), 27-576(h)(2), 27-577(a)(5), 27-577(b)(2), 
and 27-577(f)(2); 

3) Submission of a set of elevation drawings demonstrating the proposed 
changes to the existing building, as defined by Section 27-593(b)(19); 

4) The applicant must receive a separate, distinct address for the business, in 
order to differentiate it from Jim’s Custom Welding, LLC;  

5) If approved, the applicant must file and maintain a current business 
occupation tax application with this office; 

6) Any automotive-related business in Wyandotte County that is required to 
obtain any Special Use Permit, shall be responsible to ensure that the 
business operations are at all times compliant with all applicable local 
ordinances and State Statutes and Regulations [27-463 through 27-470; 27-
592 through 27-616] [KSA 65-3424, KAR 28-29-29 through 28-29-33]. Proof 
of proper disposal of waste tires with a Kansas State permit-holding waste 
tire collector or waste tire processor is required to be maintained at the 
management office and provided to any enforcement staff upon request; 

7) Any business or land use in Wyandotte County that is required to provide 
off-street parking shall be responsible to ensure that all vehicle parking or 
vehicle storage must occur entirely on private property of the same land 
parcel and be at all times be compliant with all applicable local ordinances 
[27-466 through 27-470; 27-592 through 27-616; 27-667 through 27-676]. 
Inoperable vehicles shall be stored inside an enclosed building. Inoperable 
vehicles may not be stored outside unless they are completely screened 
from view in accordance with all applicable ordinances. Outside storage 
shall not include wrecked or salvage vehicles. Any vehicle parked or stored 
outside must be on an improved surface, located on the same land parcel 
as the business use, and be parked within a regulation dimension parking 
stall. Any outside storage may not reduce the availability of all required 
parking spaces as required by ordinance; 

8) Per Section 27-723(a), no sign (including the structure or sign surface) 
shall be erected, installed, altered, relocated, rebuilt, or refaced until the 
unified government issues a sign permit. Only those signs permitted in this 
division shall be granted a sign permit. Contact the Department of Planning 
and Urban Design at (913) 573-5750 or signpermits@wycokck.org to begin 
this process; 
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9) Any business in Wyandotte County that is required to obtain any Special 
Use Permit shall be responsible to ensure that all vehicle parking or vehicle 
storage must occur entirely on private property of the same land parcel and 
be at all times be compliant with all applicable local ordinances [27-463 
through 27-470; 27-592 through 27-616; 27-667 through 27-676; 35-468 
through 35-492]. No such business shall use the public right of way for any 
business operation. Any shared parking with another property is only 
allowed by a properly executed legal document that has been filed with the 
Unified Government and ratified by the City Planning Commission. Failure 
to comply at all times with parking regulations will result in municipal 
summons, administrative citation, or revocation of the Special Use Permit; 

10) The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

11) The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior 
to the expiration of the permit to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved; and, 

12) Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Planning and Urban Design Department (checks made payable to the 
Unified Treasurer) within 30 days following the Unified Government Board 
of Commissioners meeting. If a check is not submitted within 30 days, the 
petition becomes invalid. The approval will not go into effect until the 
ordinance is published in the newspaper. 
 

ATTACHMENTS 
 
Aerial Map 
Zoning Map 
Land Use Map 
Neighborhood Meeting Materials 
Site Plan of 5520 Inland Drive 
Wyandotte County Conservation District Letter, Dated February 15, 2022 
Staff Site Visit Photographs, Dated March 2, 2022 
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REVIEW OF INFORMATION AND SCHEDULE 
 
Action    City Planning Commission Unified Government Board of Commissioners   
Public Hearing 
Special Use Permit March 14, 2022 (held over) N/A 
   May 9, 2022   May 26, 2022 
 
 
      
STAFF CONTACT:  Michael Farley 
    mfarley@wycokck.org    
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning recommend DENIAL of Petition SP2022-
022 to the Unified Government Board of Commissioners as it is not in compliance with 
the City Code and as it will not promote the public health, safety, and welfare of the City 
of Kansas City, Kansas; and other such reasons that have been mentioned. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission recommend APPROVAL of 
Petition SP2022-022 to the Unified Government Board of Commissioners as meeting all 
the requirements of the City code and being in the interest of the public health, safety 
and welfare subject to such modifications as are necessary to resolve to the satisfaction 
of City Staff all comments contained in the Staff Report; and the following additional 
requirements of the Kansas City, Kansas City Planning Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
 
  

mailto:mfarley@wycokck.org
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AERIAL MAP 

 
 

ZONING MAP 
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LAND USE MAP 
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NEIGHBORHOOD MEETING MATERIALS 
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NEIGHBORHOOD MEETING MATERIALS, CONT. 
 
Neighborhood Meeting Minutes: 
 
Application Number: SP2022-027 
 
Date and Location: February 15, 2022 through February 28, 2022 (provided contact information and 
asked for neighbors to contact us via email or phone call). 
 
Names of people in attendance: 
 
Received one phone call from a neighbor: 
 
Roy Wilson 
705 S 56th Street 
Kansas City, KS 66106 
 
Roy was interested in what was happening, explained to him what the letter and the purpose of the 
special use permit. He had no concerns. 
 
Revised: 
 
Barbara Kill, Co-Director of Turner Community Connection, Inc. 
bkill@kc.rr.com 
816-804-9868 
 
Received an email and had a telephone conversation with Barb, who expressed that that the Board and 
other members of Turner Community Connects does not want a car lot at this location. I explained that 
the application was not for the empty lot to the East of 5520 Inland Drive. I also noted that the applicant 
is seeking to use the building as an office space as part of a requirement to have a business license and 
that the nature of the business is on-line and that no physical inventory will be brought to or stored on 
the property. Barbara said that she intends to follow up with Planning and Zoning. 
 
I also had a conversation with Patrick Soptic, the property owner. 
 
 
Minutes taken by Wil Anderson 

mailto:bkill@kc.rr.com
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NEIGHBORHOOD MEETING MATERIALS, CONT. 
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SITE PLAN OF 5520 INLAND DRIVE 
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SITE PLAN OF 5520 INLAND DRIVE, CONT. 
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SITE PLAN OF 5520 INLAND DRIVE, CONT. 
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WYANDOTTE COUNTY CONSERVATION DISTRICT LETTER, 
DATED FEBRUARY 15, 2022 
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WYANDOTTE COUNTY CONSERVATION DISTRICT LETTER, 
DATED FEBRUARY 15, 2022, CONT. 
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STAFF SITE VISIT PHOTOGRAPHS, DATED MARCH 2, 2022 
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STAFF SITE VISIT PHOTOGRAPHS, DATED MARCH 2, 2022, CONT. 
 


